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DEVELOPMENT REVIEW BOARD REPORT 

MEETING DATE: November 17, 2005    ITEM NO. _______ 
    
 

CASE NUMBER/ 
PROJECT NAME 

88-DR-2005 
ASU-Scottsdale Center for New Technology and Innovation Phases I & II 
   

LOCATION Southeast corner of Scottsdale and McDowell Roads 

REQUEST The applicant is requesting approval of a site plan, floor plans, elevations, 
landscape plan, and lighting plan for Phases I and II of the ASU-Scottsdale 
Center for New Technology. Pursuant to zoning case 26-ZN-2005, the City 
Council will be acting as the Development Review Board for this first submittal. 
The Board will be making a recommendation to the Council in this matter and 
will be the reviewing authority for future phases. 
Also requested is approval of “Skysong,” an architecturally integral shade 
structure with fabric mesh ranging in heights up to approximately 80 feet and 
structural support poles up to approximately 110 feet.  Skysong is a free-standing 
ornamental monument which the zoning ordinance and amended development 
standards adopted for this project require the City Council to approve if the 
height is above 60 feet.  The Development Review Board will be forwarding a 
recommendation to the Council regarding this element. 
 

OWNER City of Scottsdale 
480-312-2506 
 

ENGINEER Wood Patel Engineering 
(480) 834-3300 
 

ARCHITECT/ 
DESIGNER 

PEI Cobb Freed & Partners  
212-751-3122 

APPLICANT  
 
 
PLANNING 
COORDINATOR 

Higgins Plaza Development 
Partners 
(312) 943-4999  
 
Mac Cummins, AICP 
Senior Planner 
(480) 312-7059 
 

BACKGROUND History: 
 
In the early 1990’s as the Los Arcos mall began to decline, the mall owner and 
the city examined different options for revitalizing the mall and the immediate 
area around it.  After several failed development plans, the City Council, in July 
2004, adopted Resolution No. 6512 authorizing acquisition of the property. 
Committed to increasing ASU’s standing as a national research facility through 
expansions throughout the Valley, the ASU Foundation approached the City of 
Scottsdale regarding the potential of developing a new creativity campus of 
approximately 1.2 million square feet on the former Los Arcos Mall site. On 
August 9, 2004, the City of Scottsdale (landlord) and ASUF Scottsdale LLC 
(tenant) entered into a 99-year lease agreement (with option for second 99-year 
extension) for 37-acres of the site for development of the “ASU/Scottsdale 
Center For New Technology and Innovation”.  The City retained 5-acres of the 
property for future development. 
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In November 2004, the City Council appointed an Ad Hoc Citizens Working 
Group to prepare guidelines and a framework plan for the ASU-Scottsdale center 
and for the Scottsdale Road and McDowell Road corridors.  The eleven member 
working group met through March 2005 to provide input on planning concepts 
and to generate guiding principles for the ASU Scottsdale site and surrounding 
area.  These principles are: 
 

1. Create balance of land uses and relationships between parcels; 
2. Encourage meaningful open space and public uses; 
3. Facilitate mobility and interconnectivity; 
4. Demonstrate Scottsdale’s continued commitment to quality; 
5. Exemplify Environmental Sustainability; 
6. Promote social and economic vitality of the site and surrounding area. 

 
 
The Working Group, with the assistance of Staff and Urban Design Associates 
(UDA) of Pittsburgh, Pennsylvania, created the resulting document known as the 
Design Guidelines and Development Framework for the ASU-Scottsdale Center 
for New Technology and Innovation and the Surrounding Area and along with 
amended development standards and land uses, serves as the direction for 
revitalization of the area. Over 200 individuals participated and provided 
information and comments to help create this document.   
 
Framework Plan. 
 
The Development Framework Plan  (Attachment 4) submitted and approved with 
zoning case 26-ZN-2005 established a combination of land uses, arranged and 
designed with modern land planning principles and development techniques.  
The guiding principles of the Ad Hoc committee were incorporated into the 
Development Framework Plan to: 
 

- connect the center with Los Arcos Crossing, surrounding retail 
and residential areas 

- provide a sense of place and focus for the area including the 
concept of an “urban oasis” 

- create public spaces that are amenities for employees and the 
community 

- preserve and enhance Scottsdale Road as the future high 
capacity transit corridor 

- enhance pedestrian traffic and a more intimate environment 
along neighborhood access streets 

- ensure progressive yet complimentary building design and 
materials 

- integrate public art into the project 
- conform to LEED Certified standards for non-residential 

development 
- re-establish the prominence of the Scottsdale/McDowell 

intersection as the core crossroads of the southern Scottsdale 
area 
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- place buildings on the site so as to encourage reinvestment 
throughout the area- 

 
This framework plan was set forth in the zoning case, so that all subsequent 
development would be evaluated and considered based upon the framework set 
forth in the document. Staff has used this document as a tool in analyzing the 
current proposal. 
 
Zoning. 
 
The site is zoned Planned Community (PC), which allows research and 
development, general office, retail, medical office, government, residential, and 
service related uses. During the rezoning process, several requirements were put 
into place and implemented with regard to how the site plan should function, 
both on a human scale (pedestrian friendly) and the relationship of the open 
spaces to the various structures. Further, the design guidelines discussed the 
focus of the project to be designed to have a wide range of land uses and be an 
example of urban form. 
 
Context. 
The site is located on the southeast corner of the intersection of Scottsdale Road 
and McDowell Road. 
 
Adjacent Uses:   

• North: A mixture of commercial, retail, office, and auto dealership land 
uses in the C-3 & C-4 zones. 

• South: Primarily multi-family residential housing in an R-5 zone, with 
some commercial retail uses fronting Scottsdale Road in a C-3 
zone. 

• East: Commercial shopping center and a church in a C-S zone. 
• West: Commercial shopping center and a bank in a C-3 zone. 

 
APPLICANT’S 
PROPOSAL 

Applicant’s Request.  
 
The applicant is requesting approval of a site plan, floor plans, elevations, 
landscape plan, and lighting plan for two, four story mixed use buildings. These 
first two phases also include approval of the master landscaping plan, 
infrastructure plan, and the signature free-standing ornamental monument. This 
will include: 
 

• Construction of the main east-west and north south roadways (shown as 
“Boulevard,” “South Street” and “Center Street” respectively) and street 
parking. 

• Construction of the periphery landscape surrounding the entire site, 
including Scottsdale Road, McDowell Road, west side of 74th Street, the 
southerly boundary of the site, and the Boulevard, South Street and Center 
Street. 

• Construction of “Skysong” (A free standing ornamental feature which will 
provide shade along the Boulevard). 

• Landscaping the public gathering space near Scottsdale Road and the 
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Boulevard which may contain a building in the future. 
• Construction of an approximately 157, 000 square foot mixed use building 

on the northeast corner of the intersection of the Boulevard and Center 
Street. (Phase I) 

• Construction of “The Plaza”, which will include water features and 
decorative treatments. 

• The option to construct temporary parking for the proposed buildings (with 
the option to be replaced by a parking structure in Phase I or in the future) 
and street parking.  

• Construction of a temporary landscape berm to screen the temporary 
parking. 

• Construction of all necessary infrastructure for the Phase I & II buildings, 
access to the site (i.e. traffic improvements – traffic signals, deceleration 
lanes, etc.), infrastructure (water, sewer and drainage), etc. 

• Construction of an approximately 157, 000 square foot mixed use building 
on the southeast corner of the intersection of the Boulevard and Center 
Street. (Phase II) 

• Construction of a “temporary” parking facility to service the Phase II 
building (with the option to be replaced by a parking structure in Phase II 
or in the future). 

 

Development Information: 
• Existing Use:  Vacant; was previously utilized for the Los 

 Arcos shopping center  
• Proposed Use:  Mix of retail and office uses 
• Total Building Proposed:  
 (Phases I & II)   

o Building Size:  +/-157, 000 square feet (Phase I) 
o Building Size:  +/-157, 000 square feet (Phase II) 

• Building Height Allowed: 60 Feet 
• Building Height Proposed: 60 Feet 
• Parking Required: 943 Spaces 
• Parking Provided: 1220 Spaces   
• Open Space Provided:  Approximately 350, 000 Square Feet (Phase I) 
• Percentage of Total Required  
 Open Space Provided at 
 Phase 1: Approximately 95% 
• FAR Required: 0.8 for Entire Project 
• FAR Provided:  0.17 Provided for Phases I & II 

 

DISCUSSION 
 
 
 
 
 

Process. 
 

The Development Review Board will be making a recommendation in this matter 
for Phases I & II. All subsequent phases will return to the Development Review 
Board for consideration, as well as certain aspects of this application (See below). 
Further, the DRB will be making a recommendation to the City Council on the 
proposed height of Skysong; which is currently proposed to be 110 feet at its 
tallest point. 
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Site Plan. 
 
The proposed site plan implements the Design Guidelines and is in conformance 
with the Framework Plan goal of creating an urban setting in its design and 
structure, by proposing sidewalks of  +/-15 feet between the curbface and the 
proposed buildings, in both Phases I and II. Further, the approach to the Plaza 
allows for pedestrian movements in each direction, with relatively narrow streets to 
direct the vehicular traffic into the ultimate configuration of the parking structures. 
The water features and landscape in this area, combined with the architectural 
design, will lend itself to a human scale (See analysis below). The open space and 
gathering spaces, which were a stipulation of the zoning case and are located on 
the proposed site plan, are placed in strategic locations which will be accessible 
and encourage use by the public. To major public gathering areas were approved as 
part of the zoning case.  The one on Scottsdale Road will be constructed as part of 
Phase I; the second one on 74th Street will be constructed at a later date. In 
addition, a third public space, the Plaza Area, has been added in the center of the 
project. Additional accessways will provide adequate internal circulation and are 
designed in conformance with what was contemplated at the time of rezoning to 
the PC District.  
 
Environmental. 
 
LEED Certification 
 
At the time the rezoning application was approved, the City required that “All non-
residential development shall conform to LEED certified standards.” The applicant 
has indicated that this project will comply with this stipulation. The specifics of the 
Phase I and II conformance are presently being finalized by the applicant, and 
although they are not set, the applicant committed to honoring compliance in each 
of the six LEED categories: 

• Sustainable Sites 
• Water Efficiency 
• Energy & Atmosphere 
• Materials & Resources 
• Indoor Environmental Quality 
• Innovation & Design Process 

Further details will be presented at the DRB hearing and conformance will be 
confirmed at permit and Certificate of Occupancy stages.  
 
Landscape. 
 
The applicant is proposing a landscape palette which includes several different 
varieties of trees, shrubs, and groundcover. The final plantings will be selected 
from the proposed palette, and will incorporate the overall themes of the project, in 
the various areas for which they are applied. This flexibility is proposed to allow 
the final design to respond to the ongoing streetscape design for Scottsdale and 
McDowell Roads respectively. In addition, this will allow the applicant and staff to 
respond to the Skysong materials and the amount of light that will reach the 
Boulevard.  Staff supports this approach and has added the appropriate 

i l i
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stipulations.  
 

In general, the applicant is proposing to use hardscape as a means for directing 
people to the open space and softscape provided in the project. The hardscape will 
be constructed out of non-petroleum based materials such as concrete, recycled 
concrete, and stabilized granite. The main Boulevard is proposed to be a mix of 
concrete and sandstone pavers, in a decorative pattern as one moves through the 
project. There will also be pre-cast planters and various street furniture in selected 
locations. 
 
The softscape palette includes larger scale trees along the arterial roadways and 
“themed” streetscapes along the Boulevard and Center Street. On Scottsdale and 
McDowell Roads, there will be an 11 foot landscape “buffer” between the curb 
face and the sidewalk, which will include substantial landscaping. These trees 
interact with the temporary berm to be located on the interior side of the sidewalk, 
and create the screening for the exterior of the project. Street trees along the 
Boulevard in front of the buildings proposed in Phases I and II will be smaller in 
scale, in tree grates, and will interact with Skysong, the street furniture and 
pedestrian experience. The “Plaza” area will include Date Palms and a water 
feature which will be located in the niche created by recesses in the structures. 
 
Open Space.  
 
The predominance of the open space is being provided through the streetscape and 
landscaping surrounding the site, Pedestrian areas and the interior gathering 
spaces. The open space being provided in Phase I and II, represents approximately 
95% of the total open space required for the entire project and the description of 
the various “types” of landscape are provided in the Landscape analysis above. 
The open spaces in this type of urban project are found in well programmed 
locations such as the Plaza and the public gathering space at Scottsdale Road(See 
discussion below). The use of open space in this proposal matches the spirit and 
intent of the discussion which occurred at the rezoning public hearings. 
 
Architecture. 
 
The buildings being proposed in Phase I and Phase II are very similar in nature, 
and will react to one another across the Boulevard, to the east of the plaza through 
their use of similar materials, interaction with Skysong, and the pedestrian 
environment. They are both proposed to be 60 feet tall. On top of the building 
there will be screened mechanical equipment not to exceed an additional 15 feet in 
height. The buildings are proposed to be constructed of the following materials: 
 

• Masonry base (pre-cast concrete); 
• Colored exterior insulation and finish stucco system, primarily in beige, 

and white colors. (Applied primarily above the first floor retail space on 
the Boulevard), with a blue color adjacent to the plaza; 

• Arizona sandstone in both the buckskin and sunburst colors (Provided 
primarily at grade level on the first floor retail space). 
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The design of the structures provides recesses along the Boulevard at the grade 
level (retail) and building stepbacks above to create a human scale to the 
pedestrian experience. The 2nd floor (on both structures) is set back approximately 
15 feet from the top of the 1st floor, which is elevated approximately 18 feet above 
the grade. The result is a natural progression of the structure away from the street 
façade, particularly in conjunction with the application of “Skysong” (See 
discussion below). Further, the building (s) articulate in and out horizontally where 
storefront doors on office entries are located and landscaping is provided in these 
areas as well; which will help create the ambiance the pedestrian experience 
requires.  
 
Key Architectural Discussion Points - Staff has some relatively minor “key 
issues” to propose for further discussion with the Board and seek input: 
 

1. The 3-dimensional qualities of the sandstone building base mass could be 
visually strengthened.  Staff proposes that this mass emulate the qualities 
of an arcade, and suggests consideration of deeper recesses of the 
storefront combined with the return of the sandstone material into head 
and jamb of the recesses.  

2. The vertical pedestrian scale (comfortable virtual space) could be 
strengthened architecturally along the building facades of the east/west 
“Boulevard” frontage. 

3. Maintenance concerns regarding EFIS as the material selection for the blue 
accent walls of the plaza area. Staff likes the color blue, but the material 
selection is likely to fade over time in different areas depending on the sun 
exposure and will require regular maintenance. 

4. Further details are required regarding the location of the structure to 
ground tensile supports of Skysong. These details will be provided by the 
applicant and will be reviewed by staff to assure appropriate pedestrian 
clearances are provided. 

 
Skysong. 
 
The applicant is proposing a free-standing ornamental feature which will be 
integral to the overall site and building design and is essentially a very large 
architectural shade structure. The mesh fabric, which will be the primary visual 
feature of the structure and will range in height up to approximately 80 feet and the 
structural support poles will be up to 110 feet. It will be composed of several 
panels, and will cover the Boulevard the entire length of the proposed block for 
Phases I and II.  
 
Staff has raised questions regarding Skysong and how it functions in the Arizona 
climate. These concerns relate to its durability and long-term maintenance. 
Concerned citizens at the open house meeting, held on November 3, 2005, also 
raised these issues. Additionally, there are some questions about how the regular 
maintenance practices will deal with local weather (dust storms, wind, debris) and 
how stormwater runoff will be handled.  The applicant will provide additional 
information on the design elements and responses to the aforementioned questions 
at the DRB hearing. 
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Institutional Building. 
 
One of the key characteristics of this project is the consideration of an “iconic” 
structure which will be used for institutional purposes. The location for this 
structure has been identified as the northeast corner of the Boulevard and 
Scottsdale Road. The design for this structure has not been finalized at this time, 
and will, if the applicant proceeds with this concept, come back for formal 
Development Review Board approval in the future. However, the applicant has set 
aside the open space surrounding this building location, to create a plaza and 
pedestrian friendly environment connection point to Scottsdale Road. It will also 
have key interaction with the public uses (including a transit facility) to be located 
along Scottsdale Road.  
 
Future Parking Garage Construction. 
 
The applicant is currently proposing temporary surface level parking to be located 
to the north and south of the proposed structures in Phases I and II. These parking 
lots will be landscaped and maintained until the future phases, when the parking 
structures will be constructed. These facilities will be screened from public view 
by a landscape berm and appropriately landscaped. Additionally, the applicant has 
indicated that they are exploring the potential to build the parking structures as a 
portion of this request (Phases 1 & 2), and have marked the plans accordingly. The 
proposed elevations for the future parking structures, when proposed for 
construction, would require subsequent DRB review and approval. 
 
Lighting. 
 
The project’s lighting plan will establish various “zones” which will include 
pedestrian oriented areas, street and parking areas, accent lighting, and Skysong. 
The pedestrian area lighting will be low level in scale, and will include bollards 
and relatively low intensity lighting. The street and parking areas will be 
contemporary in style and the light standards will be located 20 feet above grade. 
The accent lighting will be located along the building façade, and will help 
supplement the other lighting sources, while highlighting the buildings. Finally, the 
Skysong lighting will require further refinement, and due to the unique aspects of 
lighting the structure, Staff has added a stipulation that Skysong lighting will need 
to come back to the Development Review Board and City Council for approval. 
 
Signage. 
 
The applicant has provided overall concepts for the types of signage the project 
will utilize. These concepts will set the initial template for review of quality and 
character of signs for the first two phases. The applicant proposes signs which both 
meet the sign ordinance and meet the spirit, intent, and character of the examples 
shown in the submittal. It is anticipated that as the project matures and evolves, the 
applicant will submit a master sign program for review and approval by the 
Development Review Board.   
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Community Involvement.   
As a continuation of the outreach/involvement that was initiated with the zoning 
application, the city, in partnership with Higgins/Plaza Group coordinated a series 
of outreach and information programs.  Prior to receiving the Development Review 
submittal, representatives from the development team provided several project 
preview presentations with key community representatives. Following these initial 
feedback sessions, the development team further refined the submittal.  
 
Shortly after the city received the submittal, city staff began providing information 
via broad based communication mechanisms including: 

•  The city's web site, 
•  Multiple subscriber based bulletins (ASU update, weekly 

 development update, and ASU e-mail contact list); and 
•  Two news releases (Oct. 17 and Nov. 4) which prompted several 

 follow-up articles in the Arizona Republic and Scottsdale 
 Tribune. 

 
In addition to the broad-based communication, city staff, in concert with the 
development team scheduled project update meetings with key community groups 
in the McDowell/Scottsdale Road vicinity and sent out a notice to 25 
neighborhood representatives in the immediate area of the ASU Scottsdale Center.  
As a result, staff provided a project update at a GAIN neighborhood meeting and 
has scheduled several additional informational meetings.  Other group 
presentations included the Housing Board, Hacienda De Los Arcos and the Vista 
Del Camino senior lunch group.  Comments from the preliminary preview sessions 
and the small group sessions were very supportive and enthusiastic that this project 
was moving forward.  
 
On November 3rd, 2005 the applicant hosted a community open house to provide 
an additional opportunity for residents to preview the project and provide input.  
Approximately 45 residents attended the November 3rd open house.   Attendees 
expressed concerns and asked questions regarding how the project design would 
conform to LEED certified standards.  In general, feedback focused on a desire to 
see buildings that reflect innovation and the highest possible standards for 
sustainability. One audience member strongly supported the project design and 
Skysong, but suggested that the applicant reconsider locating Skysong over the 
central pedestrian plaza intersection to maximize the impact and effectiveness of 
the structure. 
 

OTHER BOARDS AND 
COMMISSIONS 

The Planning Commission is required to make a recommendation to the City 
Council regarding the height of Skysong.  
 
The City Council will review and act on the site and building design proposals for 
Phases I and II of this project and the proposed height of Skysong.  All subsequent 
submittals will be reviewed by the Development Review Board. 
 

STAFF 
RECOMMENDATION 

 
Staff recommends approval, subject to the attached stipulations. Pursuant to the 
discussion above, staff has analyzed these elements and finds them to be in 
substantial conformance with the documents approved as a portion of the rezoning 
request and staff finds that: 
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• The proposed development is in conformance with the Development 

Framework approved by the City Council and the Guidelines produced as 
a result of the Ad Hoc Committee and citizen involvement process.  

• The design of the structures and Skysong is a dramatic statement of 
reinvestment and revitalization in the area 

• The core portion of the project will be developed first, with all 
infrastructure and roadway construction to be fully constructed in the first 
phase.  

• The architectural elements found in this project, as they continue to the 
west, will bring the entire vision for the project to reality.  

 
Further, the staff have analyzed the proposed additional height being requested for 
Skysong above and finds: 

• The amendment for the height is consistent with the context and character 
of the adjacent 60-foot building heights and the pedestrian-oriented 
boulevard street design. 

• The shade structure is specifically designed to address the environment of 
the Sonoran Desert and benefits the pedestrians, streetscape and adjacent 
buildings. 

• The monument is designed to be a focal point and provides scale and 
balance to this site. 

• The monument will be a community amenity and will add to the City’s 
quality of life. 

• The monument will be accessible by pedestrians and will be a focal point 
of the pedestrian experience along the Boulevard. 
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Stipulations for Case: 
ASU Scottsdale Center for New Technology & Innovation

Phase I & II 
Case 88-DR-2005 

 

The applicant agrees unless otherwise stated, to complete all requirements prior to final plan approval, to the 
satisfaction of the City Manager or designee. 
 

PLANNING  

APPLICABLE DOCUMENTS AND PLANS: 

DRB Stipulations 

1. Except as required by the City Code of Ordinances, Zoning Regulations, Subdivision Regulations, and 
the other stipulations herein, the construction plans and construction shall substantially conform to the 
following documents: 

a. Architectural elements, including dimensions, materials, form, color, and texture, shall be 
constructed to be consistent with the building elevations submitted by PEI COBB FREED & 
Partners Architects LLP with a staff date of 11/10/05. 

b. The location and configuration of all site improvements shall be constructed to be consistent with 
the site plan submitted by PEI COBB FREED & Partners Architects LLP with a staff date of 
11/10/05. 

c. Landscaping plant materials shall be in substantial conformance with the conceptual landscape 
plan submitted by Ten Eyck Landscape Architects with a staff date of 11/10/05. 

d. This development shall comply with the Amended Development Standards approved under 26-
ZN-2004. 

ARCHITECTURAL DESIGN: 

DRB Stipulations 

2. Prior to issuance of a building permit, the Developer shall receive approval of plans for a on-site material 
mock up which includes all the proposed materials, colors and construction techniques and details. The 
material mock up shall be kept on site throughout the construction process and shall be approved and 
located on site prior commencing to any exterior finish vertical construction. 

3. In order to understand and assure a quality transistion of materials/colors in the proposed elevations,  
prior to final plans submittal a detail of the outside corner of the accent color transition at the buildings’ 
western edges (adjacent to the pedestrian plaza area) shall be submitted to staff for review and approval.  

4. In order to understand and review the character of the EFIS, prior to final plans submittal, details 
describing the width, depth, and finish of the scoring of the EFIS shall be submitted for staff review and 
approval. 

5. In order to understand and review the character of the proposed design material, prior to final plans 
submittal details describing the material, bond pattern, and finish of the masonry base shown on the 
building elevations shall be submitted for staff review and approval. 

6. Prior to final plans submittal the color of the EFIS shall be identified on the elevations and shall be in 
substantial conformance to the elevations submitted by PEI COBB FREED & Partners Architects LLP with 
a staff date of 11/10/05.  

7. The face of the any proposed exterior mounted utility service entrances shall be flush with the building 
façade and painted to match the building. 

ATTACHMENT B 



Case 88-DR-2005  Page 2 

8. All exterior mechanical, utility, and communications equipment shall be screened by parapet or wall that 
matches the architectural color and is compatible with the finish of the building.  Wall or parapet height for 
roof-mounted units shall meet or exceed the height of the tallest unit. Wall height for ground-mounted 
units shall be a minimum of 1 foot higher than the tallest unit. 

9. All exterior conduit and raceways shall be painted to match the building. 

10. No exterior roof ladders shall be allowed where they are visible to the public or from an off-site location. 

11. Roof drainage systems shall be interior, except that overflow scuppers are permitted. If overflow scuppers 
are provided, they shall be integrated with the architectural design. 

12. Wall enclosures for refuse bins or trash compactors shall be constructed of materials that are compatible 
with the building(s) on the site in terms of color and texture. 

13. Walls shall match the architectural color, materials and finish of the building(s). 

Ordinance 

A. Per zoning case #26-ZN-2004, building height determination/methodology for structures shall be 
determined by the use of the top of curb elevations located within the segment of street frontage directly 
adjacent to the proposed structures. 

B. The signage shown on the plans is conceptual and requires separate approval and permit.  

 

ENVIRONMENTAL:   

DRB Stipulations 

14. Per stipulation 4.3.i of zoning case #26-ZN-2005, “All non-residential development shall conform to LEED 
certified standards. The applicant shall submit documentation of compliance with this stipulation to staff 
prior to building permits and prior to the first certificate of occupancy. Documentation of this conformance 
shall be kept in the DRB file at City offices. 

 

FREESTANDING ORNAMENTAL MONUMENT:   
 
DRB Stipulations 
15. Skysong and the maximum height shall be constructed to be in substantial conformance with the Skysong 

section approved by City Council. 
16. Skysong (as shown on the site plan submitted by PEI COBB FREED & Partners Architects LLP with a 

staff date of 11/10/05) located east of the “Center Road” shall be constructed at the time of Phase one (1) 
improvements.  

17. To assure Skysong remains a focal point and integral element of the project character, the applicant shall 
provide a maintenance plan for the structural and fabric elements,  prior to the certificate of occupancy for 
the first building. 

SITE DESIGN: 

DRB Stipulations 

18. To insure conformance with water conservation requirements, all water features shall have approval from 
the City Manager or designee, prior to final plans submittal. 

19. All areas left undeveloped with each phase shall be dust proofed to the satisfaction of the city staff. 

Ordinance 

C. At time of final plans submittal the site plan shall be fully dimensioned to include dimensions for parking 
spaces, accessible parking spaces, landscape islands, right-of-way and dimensions from property line to 
all proposed structures. 
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OPEN SPACE: 

DRB Stipulations 

D. At time of final plan submittal, the Open Space Plan shall be updated to indicate the required amounts of 
open space, front open space, parking lot landscape, public gathering space and the square footage 
utilized for Phase 1.  The analysis shall be broken down by square footage of individual areas and 
updated at each subsequent submittal phase.  

LANDSCAPE DESIGN: 

DRB Stipulations 

20. Landscaping along Scottsdale Road shall be coordinated with the Scottsdale Road Streetscape 
Guidelines and installed with Phase one (1) improvements.  

21. Landscaping along McDowell Road shall be consistent with the McDowell Road Streetscape Guidelines 
and installed with Phase one (1) improvements. 

22. The temporary parking lots adjacent to 74th street shall be screened by plant material to the satisfaction of 
City Manager or designee.  

Ordinance 

E. All plant materials in right-of-way shall be on the Arizona Department of Water Resources (ADWR) low 
water plant list for the Phoenix Active Management Area (AMA). The Right of Way for this project is 
defined as Scottsdale Road, McDowell Road, and 74th Street, and shall not include any interior streets or 
roadways. 

F. Prior to final plans submittal the landscape plans shall be revised and reviewed by staff to demonstrate 
compliance with city code 49-246 for the limitation on water intensive landscape.  

EXTERIOR LIGHTING DESIGN: 

DRB STIPULATIONS 
23. The lighting theme shall be in general conformance with the Lighting Concept Plan submitted by PEI 

COBB FREED & Partners Architects LLP with a staff date of 11/10/05.  Exterior lighting shall return for 
subsequent staff approval prior to or concurrent with any final plans submittal. 

24. Lighting for the Skysong shall return to DRB and City Council for review and approval. 

25. All exterior luminaires shall meet all IESNA requirements for full cutoff, and shall be aimed downward and 
away from property line, except sign and landscape lighting.  

26. The individual luminaire lamp shall not exceed 250 watts. 

27. The maximum height from finished graded to the bottom of the any exterior luminaire shall not exceed 20 
feet except for pole lighting located on the top level of the parking garage. 

28. Incorporate into the project’s design, the following: 

 Parking Lot and Site Lighting: 

The maintained average horizontal illuminance level, at grade on the site, shall not exceed 2.5 foot-
candles. 

The maintained maximum horizontal illuminance level, at grade on the site, shall not exceed 10.00 
foot-candles.  All exterior luminaires shall be included in this calculation. 

The initial vertical illuminance at 6.0 foot above grade, along the entire property line (or 1 foot outside 
of any block wall exceeding 5 foot in height) shall not exceed 1.5 foot-candles. All exterior 
luminaires shall be included in this calculation. 

 Building Mounted Lighting: 

All luminaires shall be recessed or shielded so the light source is not directly visible from property 
line.   
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Any exterior illumination of structures shall require staff review and approval prior to or concurrent 
with final plans. 

 Landscape Lighting  

All landscape lighting directed upward shall utilize extension visor shields to limit the view of the lamp 
source. 

Landscaping lighting shall be utilized to accent plant material. 

All landscape lighting directed upward, shall be aimed away from property line. 

All landscape lighting hanging in vegetation, shall contain recessed lamps, and be directed downward 
and away from property line.  

The landscape lighting lamp shall be an incandescent or halogen incandescent source, and shall not 
exceed 50 watts. 

SIGNAGE: 

DRB Stipulations 

29. Signage submittals shall be consistent with  the theme, materials, image, form, colors  and illumination 
characteristics included within the design concepts submitted by PEI COBB FREED & Partners Architects 
LLP with a staff date of 11/10/05.  

30. The applicant may submit a master sign program for DRB review and approval.   

Ordinance 
G. All proposed signage shall comply with section VIII. of the zoning ordinance and the design concepts 

submittal or shall return to the Development Review Board for approval. 

H. Sign approval shall be a separate submittal and permit. 

VEHICULAR AND BICYCLE PARKING: 

DRB Stipulations 

31. Bike rack design shall be in conformance with City of Scottsdale M.A.G. Details unless otherwise 
approved in writing by the City of Scottsdale’s Transportation Department. 

 
 

ENGINEERING 
The following stipulations are provided to aid the developer in submittal requirements, and are not intended to 
be all inclusive of project requirements.  The developer shall submit engineering design reports and plans that 
demonstrate compliance with city ordinances, the Scottsdale Revised Code and the Design Standards and 
Policies Manual. 

APPLICABLE DOCUMENTS AND PLANS: 
32. Master Drainage Report for ASU Scottsdale Center for New Technology and Innovation, by Wood/Patel. 

Wastewater System Collection Report for ASU Scottsdale Center for New Technology and Innovation, by 
Wood/Patel 

Water Distribution System Report for ASU Scottsdale Center for New Technology and Innovation, by 
Wood/Patel  

33.  Construction documents for each phase shall be accompanied by supplemental reports which update the 
documents referenced above.  The supplements shall demonstrate compliance with the master reports, 
describe the detailed design issues and their resolution that arise with each phase, and describe 
implications or requirements that may apply to subsequent phases of project development. 
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ROADWAY, INTERSECTION, AND ACCESS DESIGN: 

Streets and other related improvements: 

STREET 
NAME 

STREET 
TYPE 

R.O.W. 
DEDICATION 

ROADWAY 
IMPROVEMENT 

CURB 
TYPE 

BIKE PATH, 
SIDEWALK, 
TRAILS 

Scottsdale 
Road 

Major Arterial 75 feet 
(65’ existing) 

Existing  8’ min. width 

McDowell 
Road 

Major Arterial 75 feet 
(65’ existing) 

Existing  8’ min. width 

74th Street Local 
Collector 

30 feet 
(existing) 

Existing  8’ min.width 

Internal 
Streets* 

     

      
*The classification, right-of-way designation, and cross section for the internal streets shall be per the 
approved ASU-Scottsdale Innovation Center Master Circulation Plan. 

 

DRB Stipulations 
34. Off-site street improvements shall be coordinated with the following City capital improvement projects: 

McDowell Road Streetscape Project, Scottsdale Road Streetscape Project, and the ASU Scottsdale Transit 
Passenger Facility Project. 

35. The internal streets shall be fully accessible to the public. 

36. The applicant shall designate corridors to provide emergency and service vehicle access and public utility 
construction and maintenance where necessary as determined at the time of final plan review. 

37. The major site entrances on Scottsdale Road and McDowell Road shall align with the existing driveways 
and median openings.. 

38. Right-turn deceleration lanes shall be constructed at all site entrances on Scottsdale Road and McDowell 
Road. 

39. Bus pullouts that are sized to accommodate two city buses shall be constructed on Scottsdale Road and 
McDowell Road.  The location of these pullouts shall be approved by the City Manager or designee. 

40. Left turn storage at the major site entrances on Scottsdale Road and McDowell Road shall be modified as 
necessary per the approved master circulation plan. 

41. Travel Demand Management measures shall be incorporated into the site development - bicycle parking, 
showers, transit pass program, etc. – in conformance with the zoning stipulations, and a program 
approved by the City Manager or designee prior to the issuance of C of O. 

Ordinance 

I. The applicant shall submit a detailed striping and signage plan with final plans.  The striping and signage 
plan shall include all existing improvements and striping within 300 feet of the limits of construction, and 
all signs, striping, or other traffic control devices proposed to accommodate phased and ultimate 
construction. 

TRAFFIC SIGNALS: 

Ordinance 

J. All costs associated with the construction of a traffic signal at the intersection of the main north-south 
street (identified as Center Street) and McDowell Road shall be part of the infrastructure costs.  The 
timing of the signal installation shall be determined by the City Manager or designee. 
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K. All costs associated with any modifications to the existing traffic signal at the intersection of the main 
east-west street (identified as Plaza Boulevard) and Scottsdale Road shall be part of the infrastructure 
costs. 

L. Public street lights shall be installed in accordance with City of Scottsdale Revised Code, Section 48-149.  
Responsiblility for coordinating a street layout and cost estimate with the utility company shall be part of 
the infrastructure costs.   

INTERNAL CIRCULATION: 

DRB Stipulations 

42. Sidewalk and pedestrian facilities shall be provided in conformance with the approved pedestrian 
circulation plan. 

43. Major pedestrian routes shall be a minimum width of 8 feet, with 12 feet in width where possible. 

44. The developer shall provide a minimum parking-aisle width of 24 feet. 

45. The developer shall provide internal circulation that accommodates emergency and service vehicles with 
an outside turning radius of 45 feet and inside turning radius of 25 feet. 

Ordinance 

M. Parking areas shall be improved with a minimum of 2.5 inches of asphalt over 4 inches of aggregate 
base. 

 
Designation of Traffic 
Control Equipment   

DESCRIPTION 

Traffic Control equipment 
locations 

30’ by 30’ triangles at all planned signalized intersections to allow the 
location of traffic signal equipment and maintenance activity. 

DRB Stipulations 

46. Sight distance triangle designations shall comply with the following:  

a. Sight distance triangles at uncontrolled intersections must be shown on final plans to be clear of 
landscaping, signs, or other visibility obstructions between 2 feet and 7 feet in height. 

b. Refer to the following figures: 3.1-13 and 3.1-14 of Section 3.1 of the City’s Design Standards and 
Policies Manual, published December 1999. 

47. Indemnity Agreements: 

a. When substantial improvements or landscaping are proposed within a utility easement, an 
 indemnity agreement shall be required.  The agreement shall acknowledge the right of the City to 
 access the easement as necessary for service or emergencies without responsibility for the 
 replacement or repair of any improvements or landscaping within the easement.
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